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 Abstract. Most public workers in Nigeria have always faced the problem of 
housing either during service or after retirement. This is because the mechanism 
put in place by the government for tackling the housing problem has not met their 
expectations. Due to that, workers started using alternative means to solve their 
housing needs. This study measured the level of housing activities carried out by 
the cooperative society and assessed cooperators’ satisfaction with the activities 
in Plateau State, Nigeria. The study was based on various questionnaire survey 
methods conducted on institution-based cooperative societies engaged in 
cooperator housing activities. Data was collected from Jos University Teaching 
Hospital JUTH multipurpose cooperative society in the State. Data were analysed 
with descriptive statistical tools using mean ranking, and a 5-Point Likert scale 
was used to determine the level of each activity. It was found that housing 
development, direct purchases of houses, private-public projects and building 
materials purchase ranked highest. 
In contrast, processing land and building documents, housing loans, and land 
allocation were the least ranked contrary to popular belief that cooperative 
societies only achieved land allocation and granting of housing loans. Also, the 
respondents were most satisfied with housing development, directly purchased 
houses, building materials purchase, transaction cost, while their level of 
satisfaction on interest to be paid on loans for housing, cost of loan recovery, 
processing of land and building document and land allocation were ranked least 
respectively. Therefore, the study concluded that cooperators satisfaction should 
be given consideration in all activities to improve patronage for their various 
housing needs at all times. 




Housing is a global trend facing developed and 
developing wealthy and emerging nations [27]. It 
is both an investment and consumption com-
modity [16], being a key source of economic 
growth for countries such as China [42] and in 
countries such as Britain and America, constitut-
ing a significant source of household wealth [8]. 
Researchers [44] estimated total housing needs 
in Africa at around 4 million units per year, with 
over 60 % of the demand required to accommo-
date urban residents. The figure may likely rise 
to 5 million per year in the cities. Nigeria housing 
shortage as at December 2018 estimated to a 
staggering 20 million units [27], which is about 
3 million increases compared with the 17 million 
units earlier reported by [46]. Hence, the need 
for all the stakeholders to join hands in providing 
housing needs for the populace. 
Cooperative societies housing activities are ap-
proaches aimed at assisting cooperators in hav-
ing their own houses in any country by the coop-
erative society [14]. In Nigeria, government and 
private corporations have embarked upon sever-
al housing schemes at different levels to provide 
houses for their citizens. Yet, housing problems 
keep persisting, especially for public servants in 
the country. For many Nigerians, the desirability 
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of having or living in decent houses is as strong 
as the reality of its imprecision. Inability to afford 
this critical asset is mainly a root cause of poor 
housing conditions in Nigeria [3]. Although hous-
ing policies by the government began before the 
country’s independence in 1960, before that pe-
riod, housing was provided through communal 
systems in which communities tried to preserve 
their values while providing houses as desired by 
the community [3]. Between 1928 to date, the 
Nigerian housing sector has witnessed develop-
mental strides in government efforts towards 
improved housing through legislation, reforms, 
strategies and policies [22]. Authors [17] report-
ed that this challenge is imposed by rapid popu-
lation growth and inadequate mechanisms for 
effective improvement. For example, over 
19 years (1975-1994), only 81,750 (42.70%) 
houses were provided out of the 570,000 units 
proposed within that period [22]. This number 
represents less than 50% success over a signifi-
cant time, and Government efforts to improve 
housing are evolving slowly [22]. Hence, it is evi-
dent that there have been continued efforts gen-
erally, but with little impact and improvement [4, 
14]. Nigerian policy implementation and strate-
gies for housing have generally been deficient in 
meeting stakeholders housing needs. Presently, 
housing stands at two dwelling units per 1000 
people [3] against the United Nations recom-
mended 8-10 per 1000.  
The reports [25, 26] reported that the housing 
deficit in the State is estimated between 450,000 
to 500,000 units for the entire State, with a popu-
lation of about 900,000 residents based on the 
2006 census and 240 000 deficits for the more 
excellent Jos’s master plan. Since the state low-
cost housing units of the 1970s and the Shagari 
mass housing scheme in the 1980’s not much has 
been done in terms of direct provision of mass 
housing units for citizens in Plateau state. Fre-
quent occurrence of crises in the State led to the 
destruction of houses and properties without any 
proper plan for erecting new ones or rehabilitat-
ing the old ones; this increases demand for hous-
es that out weight its supply in the State. The re-
sultant effect of this shortfall led to high rental 
prices, overcrowding, uncontrolled squatter set-
tlements and slums. The author [43] opined that 
urbanisation and demand for houses are posi-
tively correlated, and as cities expand, so do the 
need for more housing. These needs have not 
been met in most developing countries, especial-
ly in Nigeria. Authors [36] concluded that hous-
ing shortage in developing countries has escalat-
ed to unprecedented rates making the percent-
age of slum dwellers extremely high. 
However, one of the solutions being explored by 
underprivileged groups is cooperative societies 
housing. It has been said to have played vital 
roles in housing in some countries, but the con-
cern is the activities of cooperative societies in 
the area of housing in Nigeria [40]. According to 
[11], cooperative societies housing activities are 
alternative housing approaches that combine the 
collaborative practices and methods with the 
principles and processes of housing to provide 
housing for cooperators. In [44] report, the Unit-
ed Nations’ Secretary-General summarised the 
significance of the cooperative sector to the 
economy as follows: “Cooperative Societies sup-
port stability, social cohesion, and give life to the 
concepts of corporate responsibility and citizen-
ship. In addition, they provide essential services, 
ranging from housing to health care that 
strengthens community development”. Although, 
according to [37], the idea of housing through 
cooperative societies is not new, what is new is 
that the model has been repackaged and re-
invigorated in recent times in many countries by 
incorporating various formats and techniques to 
improve access to housing among the coopera-
tors. 
Cooperative societies housing activities is an in-
creasingly popular housing model across the de-
veloped countries, particularly for social housing 
[23, 31, 39]. According to [2, 14], this vehicle of 
housing activities has been practised in different 
countries such as Italy, United Kingdom, Zambia, 
Sweden, Philippines, Denmark, Norway, Canada 
and South Africa. Authors [14, 15] stated that co-
operatives societies could be a viable mechanism 
to positively impact funding housing in urban 
centres, especially to workers of public institu-
tions in Nigeria. Therefore, the activities of coop-
erative societies towards the economic and fi-
nancial empowerment of members have been a 
subject of investigation by researchers. However, 
in the area of housing activities by the coopera-
tives societies have been limited mainly in Nige-
ria. For instance, authors [1, 2, 15], among others, 
averred that the involvement of cooperative so-
cieties in housing activities has been successful. 
On the other hand, [29] argued that cooperative 
societies have not significantly impacted the Ni-
gerian housing sector. Their opinion is contra-
dicting, and it becomes imperative to undertake a 
decisive investigation on housing activities by 
Traektoriâ Nauki = Path of Science. 2021. Vol. 7, No 8  ISSN 2413-9009 
Section “Economics”   3009 
cooperative societies primarily to determine the 
cooperators level of satisfaction with the housing 
activities in Jos, Plateau State. 
 
Literature review 
Cooperative Societies Housing Activities. The his-
tory of cooperative society’s participation in the 
housing sector across the world is framed by 
three major factors: the political structure of each 
particular country, the impact of the two world 
wars and lastly, the rate of urbanisation. Alt-
hough, [38] traced the origin of cooperative soci-
eties’ participation in housing activities to the 
beginning of the 19th century where they were 
formed to respond to the high demand for hous-
ing across Europe, a thorough review of the sub-
ject matter reveals that this participation has 
been facilitated in advanced countries by the 
formation and growth of cooperative housing 
structures. Since the end of the 2nd World War, 
policy measures such as favourable legislation, 
subsidies and tax incentives were implemented 
to increase homeownership across Europe. 
These were strengthened by positive civic atti-
tudes towards homeownership [19]. 
According to [6], in Nigeria, cooperative societies 
emerged as an option explored by the majority, 
primarily low-income groups and somewhat al-
ienated by the privileged minority that controls 
an economy’s resources. Societies have become a 
strong, vibrant and viable economic alternative 
in a period when many people feel helpless, 
powerless or disenfranchised to change their liv-
ing conditions. Cooperative societies are formed 
principally to meet peoples’ mutual needs based 
on the idea that a group of people can achieve 
goals that none of them could achieve alone. The 
formation and goal of cooperative societies are 
not to meet unessential collective or individual 
needs. Instead, it aims to provide basic needs that 
otherwise might take a long time to realise or are 
completely unaffordable without assistance [36]. 
Authors [1] described cooperative societies 
housing as “having to do with the pooling of re-
sources together to finance the erection of dwell-
ing housing for members of the cooperative as-
sociation and at a higher level of organisation in 
the construction of large multi-unit structure 
which would be shared out in units to all mem-
bers of the association”. Resource [10] described 
a housing cooperative as a ‘form of ownership 
where individuals own shares in a corporation 
that owns or controls the land and buildings that 
provide the housing. The shared ownership 
model entitles the cooperative members to occu-
py a unit within the cooperative and specific 
rights and responsibilities. On their part, for [28], 
within the cooperative framework, housing co-
operatives can be thought of as service or con-
sumer cooperatives where members are resi-
dents and therefore “consumers’ of the (housing) 
service. The cooperatives own the properties 
and, after that, let them to members; each mem-
ber must purchase a share and sign a legal occu-
pancy agreement that outlines membership ex-
pectations and member rights.  
Housing activities by cooperative societies are 
various methods in which they assist members to 
built their own houses or directly purchase the 
houses to solve their housing problems. Unlike 
the government and profit-oriented private sec-
tor, the cooperative method of housing empha-
sises end users’ participation from the com-
mencement of the process [38]. This is made 
possible based on the principles and values that 
govern the operation and activities of coopera-
tive societies. Authors [34] stated that housing 
activities by cooperative societies include land 
acquisition, houses developed and allocated to 
cooperators at a subsidised rate, building materi-
als procurement, direct housing purchase, and 
direct private project and providing loans for 
housing to cooperators. Efforts directed at meet-
ing the housing objectives of cooperative mem-
bers have resulted in different strategies depend-
ing on the objective, financial capacity, and level 
of assistance received [38]. 
Consequently, different types of strategic inter-
vention in housing have been observed among 
the cooperatives. Generally, cooperative societies 
adopt different methods to meet the housing ob-
jectives of members based on society’s nature, 
focus, or purpose. In the developed countries, 
these methods have been broadly grouped into 
four, achieved by altering the basic legal and fi-
nance structure to suit the organisation’s auton-
omy [34]. First, the market rate or equity cooper-
atives, where members do not own a specific 
piece of property but a share of the cooperative 
corporation that owns the estate. Members are 
also permitted to sell their shares at total market 
values, thereby accruing a market rate of return. 
Second, a limited-equity cooperative that meets 
members’ housing needs by combining the equi-
ty contribution of cooperators with grants or 
subsidies from supporting institutions to provide 
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housing units for its members North Country Co-
operative Foundation [30]. The third is the leas-
ing cooperative. A leasing cooperative takes a 
long lease from an investor, a landlord or a non-
profit organisation and operates the building col-
lectively as a cooperative [30]. The fourth catego-
ry is the mutual housing association, a non-profit 
corporation set up to develop, own, and operate 
housing. Generally, the association is owned and 
controlled by the residents of the housing pro-
duced. The author [7] asserted that cooperative 
solid and mutual housing sectors exist in various 
countries worldwide. The Commission on Coop-
erative and Mutual Housing defines mutual hous-
ing organisation as enabling residents to have the 
right to become members, control or participate 
in governance, and exercise control over their 
housing environment, neighbourhood, and 
community [7]. 
In Nigeria, cooperatives societies meet the hous-
ing need of cooperators in some ways. According 
to [1, 36, 46], such methods include model hous-
ing construction similar to government housing 
schemes, granting of house building loans, the 
direct construction of housing units which are 
allocated to members at subsidised rates, acqui-
sition of land for cooperators, processing of land 
and building documents and bulk procurement 
of building materials. Thus, cooperatives aid 
members’ home acquisition wholly, partly or 
gradually depending on society’s objectives, fo-
cus, and financial capacity. However, the concept 
of market rate, limited equity and leasing are not 
common in the Nigerian context, possibly be-
cause of the level of sophistication of the econo-
my. 
Cooperators’ Satisfaction. Satisfaction is the per-
son’s feelings of pleasure or disappointment from 
comparing a product’s perceived performance 
(or outcome) to their expectations [12]. This def-
inition makes it clear that satisfaction is a func-
tion of perceived performance and expectations. 
If the performance falls short of expectations, the 
cooperator is dissatisfied; if the performance 
matches the expectations, the cooperator is satis-
fied. If the performance exceeds expectations, the 
cooperator is highly satisfied or delighted [12].  
Author [35] asserted that cooperators satisfac-
tion is a precursor of improved performance and 
cooperator retention for any cooperative society. 
In part, the strength of a cooperative depends on 
its ability to mobilise its resources and members 
in gaining market share and achieving economic 
growth and maintaining member commitment, 
satisfaction, and retaining them. Satisfied, highly 
committed members are more likely to support 
their cooperative by participating in all coopera-
tive activities. The reverse occurs when members 
are unhappy. Member’s goals, what they desire 
from their cooperatives are critically related to 
why they joined the cooperative in the first place. 
These goals also affect member satisfaction with 
the cooperative, commitment to it, and participa-
tion in its activities [12]. The ability of a coopera-
tive to meet its members’ expectations depends 
on whether management effectively evaluates 
membership needs. Often, they do not, and there 
are several reasons for this. One notion is that of 
“assumed similarity,” cooperative official’s belief 
that the interests of the general membership 
must be similar to their own and, therefore, there 
is no need to investigate them separately. Sec-
ondly, member-officer communications may be 
poor [6]. The third is reported by [18]. As a di-
vergent set of member objectives both between 
and within cooperatives, members’ attitudes to-
wards their cooperatives significantly impact 
their cooperative participation behavioural in-
tentions.  
The researcher [32] opined that various internal 
and external factors might influence the level of 
member satisfaction. Ceteris paribus, the more 
positive attitude one holds towards an organisa-
tion, the more likely it is that the person will pat-
ronise or use a service from it. Author [33] sub-
mitted that to achieve high levels of cooperators 
satisfaction requires cooperative society to con-
tinually monitor and examine the experiences, 
opinions, and suggestions of their cooperators 
and other people who are likely to be potential 
members, as democratic organisations, coopera-
tives rely on cooperators patronisation for the 
realisation of their distinctive character. Authors 
[14] reported that cooperators expressed their 
satisfaction with housing cooperative loans com-
pared to the National Housing Fund. Author [15] 
also revealed that cooperators expressed their 
satisfaction with an interest rate, affordability, 
transaction cost, availability and collateral for 
housing finance. However, in housing activities, 
cooperators need to be satisfied with housing 
development, cost of labour, building materials 
purchased, houses directly purchased, interest to 
be paid on loans for housing, cost of loan recov-
ery if members default, transaction cost, process-
es of land and building document, land allocated 
etc. 
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This study measured cooperators’ satisfaction 
with all the housing activities carried out by co-
operative societies in Jos’s plateau state. 
 
METHODOLOGY 
This research was carried out in Plateau State; 
the study’s target population was cooperators of 
Jos University Teaching Hospital (JUTH) Multi-
purpose Cooperative Society. The sample frame 
obtained from JUTH Multipurpose cooperative 
society is 3000 cooperators, but only 2200 mem-
bers are active; therefore, only the active mem-
bers were considered for this study. The sample 
size of 327 used for this research was chosen us-
ing the [24] sample table. Multistage sampling 
was used; this involved taking samples in stages 
using smaller and smaller units at each stage. 
Purposive sampling was used at the first stage to 
select only institutions with a cooperative society 
engaged in housing activities. This sampling 
technique is used when a researcher chooses a 
sample that suits their research needs [13]. Then 
simple random sampling technique was also 
adopted. This is because it gives each equal 
chance or probability of being selected, reducing 
selection bias [13]. Three hundred twenty-seven 
close-ended questionnaires were distributed to 
the cooperators of the cooperative societies to 
generate data for the study. 
The data obtained from the administered ques-
tionnaire were analysed with descriptive statisti-
cal tools using mean ranking. A 5-Point Likert 
scale was used to determine the level of each ac-
tivity and the cooperator’s satisfaction. The anal-
ysis of the data was done using Statistical Pack-
age for Social Science (SPSS). 
 
RESULTS AND DISCUSSION 
Level of Housing Activities by Cooperatives Society 
in the Study Area. The findings from the rank or-
dering of the seven type constructs on the level of 
housing activities by cooperatives society in the 
study area (Table 1) reveals that housing devel-
opment ranked1st, direct housing purchase 2nd, 
private housing project 3rd and building material 
procurement ranked 4th, respectively has the 
highest rank. In contrast, land and building doc-
uments ranked 5th, housing loans for members 
6th and acquisition of land for members ranked 
7th respectively, were the least ranked. These 
findings are in line with that of cooperative socie-
ties that were recognised by the State and sup-
ported in their drive to provide housing for the 
teeming refugees, migrants and citizens [38]. As a 
result, housing cooperatives became the pre-
ferred housing provision and management struc-
ture after privatising apartments [38]. 
 
























1.2638 .44144 5th Very low 
Housing loans 
for members 




1.0586 .23532 7th Very low 
 
The findings from rank ordering by the eight type 
constructs on cooperators level of satisfaction 
with housing activities by cooperative societies 
in the study area (Table 2) revealed that coopera-
tors are highly satisfied with housing develop-
ment ranked 1st, directly purchased houses 2nd, 
building materials purchase 3rd, transaction cost 
4th respectively, ranked highest while their level 
of satisfaction on interest to be paid on loans for 
housing ranked 5th, cost of loan recovery 6th, 
processing of land and building document 7th 
and land allocation 8th respectively, were the 
least ranked. These findings align with [14] re-
ported that cooperators expressed their satisfac-
tion with housing cooperative loans compared to 
the National Housing Fund (NHF). On the other 
hand, [15] also revealed that cooperators ex-
pressed their satisfaction with an interest rate, 
affordability, transaction cost except for availabil-
ity and collateral for the cooperative loan, which 
they express dissatisfaction. 
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Table 2 – Level of Cooperators Satisfaction with 
Housing Activities in the Study Area 













2.0586 .48150 3rd Low 
Transaction 
cost 
1.9739 .57107 4th Low 
Interest to be 
paid on loans 
for housing  
1.6482 .53629 5th Very low 
Cost of loan 
recovery 





1.3811 .48645 7th Very low 
Land 
allocation 
1.2052 .40452 8th Very low 
 
CONCLUSIONS 
Cooperative societies are gradually becoming 
alternative mechanisms and a sure way of solv-
ing the housing problems of their cooperators. 
This is because cooperative societies housing ac-
tivities, as revealed in the study, are limited to 
land allocation and housing loans as stated by 
most researchers but are also into development 
and many more. This has improved their capacity 
in solving housing problems in Plateau state. 
Cooperators satisfaction in all activities is para-
mount. Therefore, cooperative societies should 
look into all housing activities and ensure the 
utmost satisfaction of cooperators based on their 
demands and needs. Also, cooperative societies 
need to source funds outside to hasten housing 
activities. Finally, the government should assist 
cooperatives with a low-interest rate fund to 
speed up housing activities since they are now 
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